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Former B&Q, Great Stone Road  
70068411  
WSP on behalf of Accrue (Forum) 1 LLP 

1. Introduction 

1.1. This is a Statement of Common Ground (SoCG) agreed between Accrue (Forum) 1 

LLP (herein referred to as “the Appellant”) and Trafford Metropolitan Borough 

Council (herein referred to as “the Council” or “TMBC”).  

1.2. It has been prepared in respect of an appeal against the Council’s non-

determination of an application (Ref: 100400/OUT/20) for a residential-led mixed 

use scheme at the former B&Q store on Great Stone Road, Stretford (“the Site”).  

1.3. It is a written statement containing factual information about the development 

proposed by the Appellant, which information is not disputed by the Council. Its 

purpose is to facilitate the narrowing of issues in dispute and the preparation of 

evidence. 

1.4. Matters which are agreed are set out in Section 6 of this statement.  Matters which 

have not been agreed are outlined in Section 7.  These matters will be considered 

further between the parties and if further areas of agreement can be reached, 

Addenda to this SoCG will be prepared. 

1.5. The SoCG has been prepared jointly and agreed by: 

 

Signed    Date: 

WSP (on behalf of Accrue (Forum) 1 LLP) 

 

 

Signed    Date: 

Trafford Metropolitan Borough Council 
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2. APPEAL SITE AND SURROUNDINGS 

2.1. The Appellant and the Council are in agreement as to the description of the site and 

its surroundings in so far as the following facts: 

The appeal site 

• The appeal site is located on Great Stone Road (see Site Location Plan at 

Appendix 1); 

• The site measures 1ha in size, is broadly rectangular and comprises the former 

B&Q store, a large area of car parking and associated structures;  

• Old Trafford Cricket Ground, which is home to Lancashire County Cricket Club 

(LCCC), adjoins the site to the north-east and north-west; 

• The appeal site is defined to the south east by the Metrolink line and to the south 

west by Great Stone Road; 

• The site is largely flat however Great Stone Road rises in height on the approach 

to the bridge over the Metrolink, meaning that much of the southern and eastern 

part of the site is set lower than road level; 

• The site’s vehicular access is in the north-west corner of the site; 

• There are no listed buildings on or immediately adjacent to the site.  The site 

does not form part of a designated Conservation Area.   

Surroundings 

2.2. The appeal site is within 3km of the edge of Manchester City Centre, within 2km of 

Salford Quays, and within 1.6km of Stretford town centre; 

2.3. The closest Metrolink stop is Old Trafford, which is one stop on the Metrolink from 

Stretford, on the line from Manchester to Altrincham;  

2.4. LCCC’s grounds, located to the north of the site, consist of the main pavilion 

building and new buildings including a new hotel and hospitality and events building 

on the Talbot Road side, with spectator seating surrounding the field of play.  Car 

parking and ancillary spaces are to the north and west of the stadium; 
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2.5. An indoor cricket facility is adjacent to the boundary with the appeal site; 

2.6. The junction of Talbot Road and Great Stone Road to the north of the site is 

occupied by a large office building owned by Bruntwood which consists of a series 

of six-storey blocks at right angles to Talbot Road.  It is set back from Talbot Road 

and has extensive car parking in the area to the south between Great Stone Road 

and the Cricket Ground; 

2.7. The area to the west of Great Stone Road is characterised predominantly by 

interwar or post war two-storey dwellings; 

2.8. Trafford Town Hall is located approximately 0.4km to the north of the application site 

and comprises the Town Hall, formal gardens to the west and modern extension to 

the north.  The Town Hall was Grade II listed in March 2007 (list entry number: 

1391923); 

2.9. The other designated heritage assets in the local area comprise a small cluster of 

listed buildings at the entrance to Gorse Hill park, and the Longford Conservation 

Area, which at its closest is 251m to the south; 

2.10. There are five existing bus stops within 400m of the site which provide bus services 

to Sale, Stretford and to Manchester City Centre; 

2.11. The Old Trafford Tram stop is located 190m to the east of the site with direct 

connections to Stretford, Altrincham and both Manchester Piccadilly and 

Manchester Victoria, whilst Manchester Airport can be reached via one change at 

Trafford Bar; 

2.12. The Wharfside tram stop is located 1.3km to the north, which provides a direct tram 

service to the Trafford Centre, via Trafford Park; 

2.13. Local facilities within walking distance of the site include Stretford High School, 

Trafford College, primary schools including Gorse Hill, King’s Road and St Teresa’s, 

Go Local and Quadrant convenience stores, Tesco and Lidl supermarkets, Stretford 

Sports Village Leisure Centre, and local parks including Gorse Hill Park and 

Longford Park. 

History of the site 

2.14. Historical mapping of the site indicates that from circa 1894, the site formed part of a 

gun club. 
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2.15. The building currently on site formerly operated as a concert venue and bowling 

alley, until it was converted to a DIY store.  

2.16. B&Q operated the store until it ceased trading in January 2016.  

2.17. The building has been vacant since B&Q ceased trading.  
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3. Planning History 

3.1. The planning history of the site available to access on the Council’s online records, 

dates back to 1974.  

3.2. On 15 November 1978 planning permission was granted for the use of the site as a 

B&Q (ref: H04717), prior to that the building on site had been in use as the Hardrock 

concert venue.  

3.3. Various applications for external alterations to the building and ground were granted 

between 1979 and 2003 including new pedestrian access arrangements (Ref: 

H17007) and the erection of perimeter fencing (ref: H/56699).  

3.4. Prior approval was granted on 8 June 2017 for the demolition of all buildings 

including the vacant unit (91337/DEM/17).  

3.5. A Request for a Screening Opinion under Regulation 5 of the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017 for up to 450 

residential apartments (up to 13 storeys in height) was submitted to Trafford Council 

on 5 April 2018 (Ref: 94209/EIASCR/18).  The Screening Response was received 

from the Head of Planning and Development on 26 April 2018 which confirmed that 

Environmental Impact Assessment was not required.  

3.6. On 27 June 2018, the Appellant submitted an outline planning application 

(94974/OUT/18) for: 

“Demolition of existing retail unit and associated structures; 

erection of a building ranging in height from 5 to 13 storeys for a 

mix of uses including: 433 apartments (use class C3) and 

communal spaces ancillary to the residential use; flexible spaces 

for use classes A1, A3, B1, D1, and/or D2; undercroft car parking; 

new public realm; and associated engineering works and 

infrastructure. Consent is sought for access, appearance, layout 

and scale with all other matters reserved.” 

3.7. The application was refused on 29 Mar 2019.  There were nine reasons for refusal 

listed on the decision notice.  A copy of the decision notice is included as Appendix 

2.  
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4. THE APPEAL PROPOSAL 

Planning application submission 

4.1. An application was submitted in outline for a residential-led mixed use scheme, with 

approval for detailed landscaping to be sought at reserved matters stage.  

4.2. The application was submitted to the Council on 20 March 2020. 

4.3. On 3 April 2020 the LPA wrote requesting further information before the application 

could be validated.  That information (save for a Financial Viability Assessment) was 

provided on 14 April 2020, with the application fee being paid on 16 April 2020. 

4.4. The Council maintained that a Financial Viability Assessment should be provided as 

a condition of validation. The appellant disagreed that a Financial Viability 

Assessment was required to constitute a valid planning application.  Following 

exchanges of communication, including provision by the appellant of Leading 

Counsel’s Opinion, the Council agreed to validate the application without a site-

specific Financial Viability Assessment.  The application was backdated to the date 

that the application fee was paid (16 April 2020). The appellant subsequently 

provided a Financial Viability Assessment on 20 June 2020. 

4.5. The description of development is as follows: 

“The demolition of existing retail unit and associated structures; 

erection of buildings for a mix of use including: 333 apartments 

(use class C3) and communal spaces ancillary to the residential 

use; flexible space for use classes A1, A3, D1 and/or D2; 

undercroft car parking; new public realm; and associated 

engineering works and infrastructure.” 

4.6. The application was given the following reference number: 100400/OUT/20. 

Post-submission changes 

4.7. Following the submission of the original application and in response to feedback 

received, amendments were made to the proposal as set out below:  

 

CD-E7   P11



Page 7 
 

Former B&Q, Great Stone Road  
70068411  
WSP on behalf of Accrue (Forum) 1 LLP 

 

14 April 2020 Affordable Housing Statement (updated) to increase 

provision from 5% to 10% 

Planning Statement (updated) to reflect Affordable Housing 

changes 

Affordable Housing Plans (level 0-3) prepared to identify 

affordable housing units 

Cover letter 

20 June 2020 Viability Assessment 

Cover letter 

15 July 2020 Education and health capacity assessment (updated 

population yields) 

23 July 2020 Red line on floor plans updated to reflect the site location 

plan and ownership boundary following comments from 

Transport for Greater Manchester (TfGM) 

5 August 2020 Sun Study in response to Sport England objection 

6 August 2020 Level -1 plan annotated to confirm access width of 5.5m 

10 August 2020 Transport Assessment Addendum Note – relating to access 

and servicing, parking arrangements and transport 

assessment  

24 August 2020 Further sun studies in response to Sport England objection 

26 August 2020 Basement Plan amended with additional bin storage and new 

disabled parking designations, plus platform lift 

Ground Floor Plan amended with platform lift 

Views of the proposal from the cricket ground 

Updated LVIA with new viewpoint from Longford Park 
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Conservation Area 

28 August 2020 1664_PL_115 Feature brick panel and terracotta baguette 

details 

1664_PL_116 Brick Feature panel details 

1664_PL_117 Raked panel details 

1664_PL_118 Set back balcony details 

SK_004 Materials 

 

Timescales 

4.8. The target date for determination of the application was 16 July 2020.  No extension 

of time has been agreed in respect of the appeal proposal.  

4.9. The Council carried out its statutory notifications and consultations for the planning 

application.  The Council have also consulted more widely than required by law.  

4.10. The latest date for comments on the application, as per the Council’s notifications 

and consultations, was 31 July 2020.   

4.11. The appellant is aware that comments received on the application after 31 July 2020 

can still be taken into consideration.  

Consultation responses 

4.12. Table 4.1 below provides a summary of the organisations which have been 

consulted with regards to this application, and a short summary of the responses 

received.  

Consultee Summary of response 
Environment Agency, Trafford 
Metropolitan Borough Council 

No objection 

Clinical Commissioning Group 
No objection – requested provision of a GP surgery 
is explored  

Trafford Council Environmental 
Health - Land Contamination  

Recommended conditions 

Trafford Council Environmental 
Health - Nuisance 

Recommended conditions 

Trafford Council Environmental 
Health - Air Quality 

Recommended conditions 

Trafford Council Education Requested financial contribution 
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Electricity North West No objection 
GM Archaeology (GMAAS) No objection 
GM Fire service No comment received 
GM Cycling Campaign No comment received 
GM Ecology Unit (GMEU) Recommended conditions 
GM Police Recommended conditions 
Sport England Objected 
Trafford Council Local Highway 
Authority 

Requested additional information 

Trafford Council Local Lead Flood 
Authority 

Recommended conditions 

Trafford Council Strategic Planning Requested additional information 
Trafford Council Greenspace 
Strategy 

No comment received.  Contribution to spatial green 
infrastructure requested via Planning Officers 

TfGM 
Recommended conditions and additional information 
requested 

TfGM Metrolink 
Recommended conditions and additional information 
requested 

Trafford Council Trees No comment received 
United Utilities  No comment received 
Trafford Council Waste 
Management  

Requested additional information 

Cadent Ltd - National Grid No objection 
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5. Planning Policy 

5.1. The following national and local planning policy documents are relevant to the 

appeal proposal. 

National Planning Policy Framework (2019) 

5.2. The National Planning Policy Framework (NPPF) sets out the Government’s 

planning policies for England and how these are expected to be applied at the local 

level, both in terms of plan making and decision taking.  

5.3. The parties agree that the NPPF is a material consideration of significant weight.  

5.4. It is agreed that the NPPF sets out a presumption in favour of sustainable 

development which states that development proposals should be approved without 

delay, unless any adverse impacts of the proposal significantly and demonstrably 

outweigh the benefits (paragraph 11).  

5.5. In instances where Local Planning Authorities (LPAs) cannot demonstrate a five-

year supply of housing, relevant policies should not be considered up to date and 

the presumption is engaged.  This is one of the ways in which it can be concluded 

that policy is out of date. This is one of the core principles of the NPPF.     

5.6. Relevant local plan policies must be considered in the context of paragraph 213 of 

the Framework, which requires the weight to be afforded to these policies to relate 

to their degree of consistency with the NPPF.   

5.7. Paragraph 60 requires strategic plans to be based upon a local housing need 

assessment (ie the ‘standard method’), unless there are exceptional circumstances 

that justify an alternative approach which also reflects current and future 

demographic trends and market signals. 

5.8. Section 12 sets out a requirement for good design, enabling the development to 

function well over its lifetime, establish a strong sense of place, optimise the 

potential of the site to accommodate development, respond to local character and 

history, create safe and accessible environments and appear visually attractive 

(paragraph 127).  

5.9. The planning system can play an important role in promoting social interaction and 
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creating healthy, inclusive communities through developments which incorporate 

active frontages, mixed uses and safe, legible urban environments (paragraph 91). 

The NPPF requires applicants to describe the significance of any heritage assets 

affected by development, including any contribution made by their setting.  The level 

of detail should be proportionate to the asset’s importance no more than is sufficient 

to understand the potential impacts of the proposal on their significance (paragraph 

189).  

5.10. Local planning authorities should consider the impact of a proposed development on 

the significance of the heritage asset. The more important the asset, the greater the 

weight should be given to its conservation (paragraph 193). Proposals which will 

lead to less than substantial harm to the significance of a designated heritage asset 

should be weighed against the public benefits of the proposal (paragraph 196). 

National Planning practice guidance 

5.11. The parties agree that the National Planning Practice Guidance (NPPG) is a 

material consideration in determining the appeal proposal. 

Development Plan 

5.12. The development plan for the purposes of determination of the appeal proposal 

comprises:  

• Saved policies of the Unitary Development Plan (UDP) (adopted 2006); and  

• Trafford Local Plan Core Strategy (LPCS) (adopted 2012). 

Unitary Development Plan (2006)  

5.13. The UDP is in the process of being replaced by the Trafford Local Plan. The LPCS 

details those policies within the UDP which have since been superseded. 

5.14. The UDP Proposals Map does not allocate the site for any specific use or 

development.  An extract from TMBC’s Composite Policies Map is included at 

Appendix 3.  

Trafford Local Plan Core Strategy (2012)  

5.15. The Trafford LPCS is part of the Council’s Local Development Framework (LDF).  It 

provides the overall spatial strategy for the LDF and covers the period 2012 to 2026. 
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5.16. The site is located within the identified ‘Inner Area’ on the adopted policies map 

(2013) and falls within the area known as the Lancashire County Cricket Club 

(LCCC) Quarter Strategic Location under Policy SL3. 

5.17. The site is not designated for any specific use or development within the Core 

Strategy. 

5.18. The policies of the Local Plan are relevant to the proposal according to their degree 

of consistency with the Framework.  The Local Plan policies relevant to the appeal 

proposal are those which were referred to in either the officer’s report to committee 

or the decision notice for application 94974/OUT/18, namely: 

• SL3 – Lancashire County Cricket Club Quarter 

• L1 – Land for New Homes 

• L2 – Meeting Housing Needs 

• L3 – Regeneration and Reducing Inequalities 

• L4 – Sustainable Transport and Accessibility 

• L5 – Climate Change 

• L7 – Design 

• L8 – Planning Obligations 

• W1 – Economy 

• W2 – Town Centres and Retail 

• R1 – Historic Environment 

• R2 – Natural Environment 

• R3 – Green Infrastructure 

• R5 – Open Space, Sport and Recreation 

• R6 – Culture and Tourism 

5.19. Trafford Council undertook a review of their local plan policies in April 2019 to 

identify compliance with the NPPF (February 2019).   
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5.20. This review found the following in respect of the relevant policies listed above: 

Policy Consistency with NPPF and weight to be afforded 

SL3 – Lancashire 

County Cricket 

Club Quarter 

The policy and aims of the strategic location are generally 

consistent with the NPPF.  

The reference to specific housing numbers and heritage are 

not consistent with the NPPF.  With specific regard to 

housing land supply and heritage the policy is considered to 

be partly out of date, less weight should be afforded to these 

parts of the policy. In all other aspects this policy is 

consistent with the NPPF and weight should be afforded to 

this. 

L1 – Land for New 

Homes 

The Council does not at present have a 5 year supply of 

immediately available housing land. 

The parts of this policy which relate to housing land 

requirements do not generally accord with the NPPF and 

are mainly considered to be out of date. Limited weight 

should be afforded to this policy. In all other aspects this 

policy is consistent with the NPPF and weight should be 

afforded to this 

L2 – Meeting 

Housing Needs 

This policy is generally consistent with the NPPF however 

reference to housing number and housing land supply is out 

of date. Less weight should be afforded to part of this policy. 

L3 – 

Regeneration and 

Reducing 

Inequalities 

This policy is generally consistent with the NPPF however 

reference to housing numbers and housing land supply is 

out of date. Less weight should be afforded to part of this 

policy 

L4 – Sustainable 

Transport and 

Accessibility 

The key test in this policy is not consistent with the NPPF 

and is out of date and less weight should be afforded to this 

in the assessment of the impact on the highway network.  

The setting of maximum parking standards as set out in 

section L4.15 and appendix 3 is inconsistent with the NPPF 
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and in that regard is considered out of date and less weight 

should be afforded to this part of the policy.  

In all other aspects this policy is consistent with the NPPF 

and weight should be afforded to this 

L5 – Climate 

Change 

This policy is generally not consistent with the NPPF. Less 

weight should be afforded to this policy in respect of climate 

change. In all other aspects this policy is consistent with the 

NPPF and weight should be afforded to this. 

L7 – Design This policy is consistent with the NPPF and is considered up 

to date. Full weight should be afforded to this policy. 

L8 – Planning 

Obligations 

This policy is generally consistent with the NPPF, with some 

sections out of date (reference to circular 5/2005 and some 

S106 contributions since adoption of CIL. Less weight can 

be given to this policy. 

W1 – Economy This policy is consistent with the NPPF and is considered up 

to date. Full weight should be afforded to this policy 

W2 – Town 

Centres and 

Retail 

This policy is generally consistent with the NPPF and should 

be afforded weight. Less weight should be afforded to those 

parts of the policy which reference housing land supply and 

heritage. 

R1 – Historic 

Environment 

This policy is not generally consistent with the NPPF and in 

the main is considered out of date.  It does not reflect case 

law or the tests of “substantial” and “less than substantial 

harm” to the significance of heritage assets in the NPPF.  It 

does not follow the requirement to attach great weight to the 

conservation of heritage asset. Less weight should be 

afforded to this policy. 

R2 – Natural 

Environment 

R3 – Green 

Infrastructure 

These policies are consistent with the NPPF and are 

considered up to date. Full weight should be afforded. 
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R5 – Open 

Space, Sport and 

Recreation 

R6 – Culture and 

Tourism 

 

Emerging local plan  

Draft Land Allocations 

5.21. The Trafford Local Plan: Land Allocations document (published January 2014) 

identified the site as falling within a wider area known as the Lancashire County 

Cricket Club (LCCC) Quarter Strategic Location (Draft Policy LAN1). 

5.22. The site was also included in an area identified for Mix Use Development under 

Draft Policy HO2.  

5.23. On 25 June 2018, the Council took the decision to no longer progress work on its 

Land Allocations Plan and instead the Council is progressing a new Local Plan to 

replace the LPCS and saved policies of the UDP.    

Emerging Local Plan 

5.24. The Council is currently in the early stages of preparing its new Local Plan and 

undertook an initial ‘Call for Sites’ consultation and Regulation 18 (Issues) 

consultation in Summer 2018.  

5.25. The Council is proposing to undertake First Draft Local Plan Consultation in autumn 

2020 (Regulation 18). 

5.26. Publication of Local Plan Consultation (Regulation 19) is due to take place in late 

2021.  

Draft Greater Manchester Spatial Framework (2019) 

5.27. The latest draft GMSF (‘Greater Manchester’s Plan for Homes, Jobs and the 

Environment (the Spatial Framework)’) was published in January 2019.  It promotes 

the provision of 201,000 net additional homes between the period 2018 to 2037. 
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5.28. In terms of Trafford’s allocation of housing, the draft GMSF requires provision of a 

minimum of 19,280 new homes to 2037 (an average of 1,015 dwellings per annum). 

5.29. The final draft of the plan is expected to be taken to each Greater Manchester 

Council for approval later this year.  If approved, eight-week public consultation 

would be due to take place thereafter.  The parties agree that the relevant policies 

contained within any draft of the GMSF can be afforded only limited weight. 

Supplementary planning documents 

Parking Standards and Design SPD 

5.30. The Parking Standards and Design SPD was adopted in 2012 and sets out further 

detail and explanation relating to Policy L4 of the Trafford Core Strategy, which sets 

out the maximum parking standards for the borough.  

Planning Obligations (SPD 1) 

5.31. The Planning Obligations SPD was adopted on 7 July 2014 and sets out the 

Council’s approach to seeking planning obligations in conjunction with CIL.  

5.32. Table 2.1 sets out the various requirements to be secured through Planning 

Conditions, S106 and CIL.  

5.33. Table 3.1 provides an overview of the types of infrastructure required for a typical 

development scheme, separated out into certain thresholds of development.    

5.34. The following sections of the SPD set out the requirements for Affordable Housing, 

Transport and Accessibility, Preparation of Travel Plans, Specific and Spatial Green 

Infrastructure, Local Open Space, Semi Natural Green Space, Sports Facilities, 

Flood Defence Infrastructure, and Other Planning Obligations including healthcare, 

community facilities, allotments and cemeteries, public realm and public art and 

skills development and jobs.   

CIL 

5.35. The Council’s CIL Charging Schedule was approved on 26 March 2014 and came 

into effect on 7 July 2014.  The following development types will be liable for CIL: 

• Development over 100sqm or more of new build floorspace; 

• Development less than 100sqm of new build floorspace that results in the 
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creation of one or more dwellings; 

• The conversion of an in-use building.  

5.36. The Trafford Charging Schedule Regulation 123 List (adopted 19 December 2016) 

lists the infrastructure that the Council intends to fund through CIL.  This includes 

strategic transport projects, strategic flood risk and drainage projects, education 

projects, strategic sport and recreational facilities and strategic green infrastructure. 

Other material considerations  

Stretford Refreshed Masterplan 

5.37. The Stretford Refreshed Masterplan was approved by the Council in January 2018 

and builds on the original Stretford Town Centre Masterplan which was approved in 

2014.  The Refreshed Masterplan provides the strategic framework for the delivery 

of the emerging investment and regeneration opportunities in the Town Centre and 

wider Stretford area, identifying areas for future development and the key actions 

required to deliver major regeneration. 

5.38. The masterplan identifies the appeal site as falling within the UA92 Campus 

Quarter.,  

5.39. The Stretford Refreshed Masterplan was subject to consultation before its adoption, 

but not have the weight of either a Supplementary Planning Document or a 

development plan.  

Civic Quarter Draft Area Action Plan (February 2020) 

5.40. The Civic Quarter area was initially progressed by the Council as a draft masterplan 

document, and a public consultation event was held on August 2018.  This draft 

masterplan identified the site for a multi-storey car park as part of a mixed-use 

development, with a leisure centre proposed on land to the north-west belonging to 

LCCC. 

5.41. The document is now being developed as an Area Action Plan (AAP), with 

consultation having taken place between February and April 2020.  According to 

Trafford Council’s Civic Quarter AAP Consultation webpages, the Council anticipate 

that the Publication draft (Regulation 19) will be published for consultation later this 

year, with adoption in summer 2021. 
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5.42. Once adopted, the AAP will be part of the statutory development plan for Trafford.  

5.43. The emerging AAP remains at an early stage of development.  The parties agree 

that the policies contained within can only be afforded very limited weight on this 

basis.  

5.44. The appeal site falls within the “southern neighbourhood” character area within the 

draft AAP.  The draft AAP identifies the appeal site as an area suitable for a leisure 

centre and consolidated car parking.   

5.45. The draft housing policy CQ2 proposes 4,000 new homes would be delivered within 

Civic Quarter area over the plan period.   
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6. AGREED PLANNING MATTERS 

6.1. The following matters are agreed between the Appellant and the Council: 

Statutory basis for determining applications 

6.2. Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires all 

applications to be determined in accordance with the statutory development plan, 

unless material considerations indicate otherwise.  

6.3. The NPPF is an important material consideration alongside the development plan. 

The NPPF sets out a presumption in favour of sustainable development.  

6.4. The weight to be afforded to policies in existing plans is dependent upon their 

degree of consistency with the Framework (paragraph 213).    

6.5. The decision as to which are the most important policies for the determination of the 

appeal (paragraph 11) and whether policies are out of date is a planning judgment 

for the decision maker.  

6.6. Where the development plan is absent, silent or relevant policies are out of date, 

permission should be granted unless any adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits or if any specific policies in the 

Framework indicate that development should be restricted (paragraph 11d). 

Five-year housing land supply 

6.7. Policy L1 of the LPCS is out of date as the policy is more than five years old.  The 

April 2019 review concluded that the parts of the policy which relate to housing land 

requirements do not generally accord with the NPPF and are mainly considered to 

be out of date.  Limited weight should be afforded to this policy.  

6.8. The starting point for calculating the Council’s housing requirement is the Standard 

Method set out in the NPPF (2019).  The Standard Method identifies a minimum 

annual Local Housing Need (LHN) figure based on the 2014-household projections 

of 1,335 homes (net).  

6.9. The LHN figure of 1,335 very materially exceeds  the 760 net homes per annum 

requirement set out in the adopted LPCS.       
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6.10. The Trafford Housing Strategy (2018-2023) acknowledged that an average of fewer 

than 400 homes have been delivered per annum over the past nine years. 

6.11. The Council does not have a five-year supply of housing land.  An appeal decision 

(Ref: APP/Q4245/W/19/3225741) (dated 7 August 2019) confirmed that the 

accepted position of the Council was that it could only demonstrate a 2.5 year 

housing land supply.  

6.12. Page 8 of the public reports pack for the Planning and Development Management 

Committee held on Thursday, 28 May 2020, relating to application ref: 

92767/FUL/17, states that the latest housing land monitoring for Trafford is a supply 

of 2.5 years.  Thus the position remains that the Council can only demonstrate a 2.5 

years housing land supply. 

6.13. The presumption in favour of sustainable development set out in the NPPF is 

engaged on this basis.  

6.14. This is therefore a pressing need for housing in the borough.  

Housing delivery test 

6.15. The latest Housing Delivery Test (published 13 February 2020), showed Trafford 

has achieved 58% on the Housing Delivery Test Measurement 2019, resulting in a 

20% buffer being applied.  

6.16. The previous HDT (published 19 February 2019) showed Trafford had achieved 

47% on the Housing Delivery Test Measurement 2018, resulting in the need for an 

Action Plan and a 20% buffer to the five year land supply.  

HDT Action Plan 

6.17. The Trafford Housing Delivery Test Action Plan has been published and covers the 

period from 19 August 2019 for a 12 month period up until August 2020.   

6.18. The Action Plan states that the Council is required to find sufficient land over the 

next five years to deliver 8,172 homes rather than 6,810 homes. 

6.19. Trafford cannot demonstrate a five year housing land supply and as such housing 

applications within the borough will be determined on the basis of the presumption 

in favour of sustainable development until such a time that the Council can 

demonstrate a five year supply.  
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6.20. Page 5 of the Action Plan notes that there was a slow start to completions at the 

beginning of the plan period, in part to the slow delivery of Strategic Locations.  The 

identified actions are included at pages 9-10 and include: 

• Trafford Strategic Housing Partnership driving forward actions within the Housing 

Strategy Action Plan 2018-23; 

• Develop a framework for large sites and work with developers and landowners to 

deliver new homes; 

• By Autumn 2019 establish a forum for small, medium-sized enterprises (SME’s) 

and large volume house builders to discuss opportunities and issues around 

housing delivery in the borough; 

• Through the housing tracker continue to identify and attempt to resolve barriers 

to early commencement after planning permission is granted; 

• Proactively review the Strategic Housing Land Availability Assessment (SHLAA) 

to identify sites within years 6-10 and 11-15 years which could be brought 

forward for early delivery; 

• Prepare the GMSF to establish strategic policy context for housing land supply 

and delivery; and 

• Prepare the Trafford Local Plan to establish the local policy context for housing 

land supply and delivery. 

6.21. The actions are described as ongoing within the Action Plan 2019.  

Principle of development 

6.22. The appeal site is brownfield and the former retail store is vacant.   

6.23. Reuse of previously developed or brownfield land is supported in the NPPF 

(paragraph 117) and in local policy (LPCS Policy L1). 

6.24. The site is located within the identified ‘Inner Area’ on the adopted policies map 

(2013) and falls within the wider area known as the Lancashire County Cricket Club 

(LCCC) Quarter Strategic Location under Policy SL3.  Policy SL3 supports 

residential development of around 400 new properties in the LCCC Quarter.  

6.25. The figure of 400 new properties is neither a maximum nor a minimum.    
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6.26. Policy SL3 refers to the new residential properties being “centred around” an 

improved stadium at Lancashire County Cricket Club. 

6.27. The rescinded draft Land Allocations DPD supported new residential development 

on sites fronting onto Great Stone Road and Talbot Road, including where it formed 

part of a mixed-use scheme. 

Sustainability 

6.28. The appeal site is in a highly accessible location, within the urban area.   

6.29. The proposal provides car parking within the maximum car parking standards, and 

in excess of the minimum standards for cycle parking. The acceptability of the car 

parking proposed is a matter in dispute (Section 7).  

6.30. A Carbon Budget Statement was submitted with the appeal proposal which 

proposes a strategy of carbon reduction.  At the time of submission of the appeal, 

no statutory consultees had objected to the information provided in this regard.  

Affordable housing 

6.31. An Affordable Housing Statement and corresponding plans have been submitted 

with the appeal proposal which proposes 10% affordable housing provision.  This 

provision is based on the proposed development being sited in a “cold” market 

location under the terms of the Core Strategy and the current market conditions, as 

defined in the Supplementary Planning Document, being “good.”  

6.32. Policy L2 sets out the following relating to affordable housing in this area: 

6.33. Appropriate provision should be made to meet the identified need for affordable 

housing. 

6.34. To take into account issues relating to viability, the Borough will be divided into three 

broad market locations (cold, moderate and hot).  

6.35. “Under normal market conditions a geographically variable target, based on “cold”, 

“moderate” and “hot” market locations, will be applied to all qualifying developments, 

(except residential care homes) to assess the appropriate level of affordable 

housing contribution as follows: 

• Within “cold” market locations, a 5% contribution will be sought; 
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• Within “moderate” market locations, a 20% contribution will be sought; 

• Within “hot” market locations, a 40% contribution will be sought; and 

• Within those parts of Trafford Park identified for residential development, or in 

areas where the nature of the development is such that, in viability terms, it will 

perform differently to generic developments within a specified market location the 

affordable housing contribution will be determined via a site specific viability 

study, and will not normally exceed 40%.” 

6.36. The expected delivery of affordable housing will be on site.  At least 50% of 

affordable housing provision will be suitable for families and a split of 50:50 should 

be provided between intermediate and affordable rented housing.  

Access and parking 

6.37. It is agreed that pedestrian and cycle access arrangements are acceptable.  Further 

detail has been requested and subsequently provided through the Transport 

Assessment Addendum Report relating to the new pedestrian link between the site 

and Old Trafford Metrolink Stop.  

6.38. The Local Highway Authority (LHA) has sought clarification on the width of the 

vehicular access, the Appellant has confirmed this to be 5.5m.  

6.39. The LHA is satisfied with the provision of 400 cycle parking spaces for the 

residential development.  The arrangements for cycle parking spaces serving the 

commercial units, car parking spaces, motorcycle parking and accessibility car 

parking are matters yet to be agreed (Section 7).  

Waste 

6.40. The appeal proposal has demonstrated that the servicing of the site can be 

achieved through a private waste collector.   For Council waste collection, the waste 

vehicle must be able to access the refuse and park within 10m from the collection 

point  

6.41. The Transport Assessment Addendum prepared by Vectos provides waste refuse 

vehicle tracking of the waste vehicle specification provided by the Council.  

Acceptability of this information is yet to be agreed (Section 7).   
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Flooding and drainage 

6.42. A Flood Risk Assessment and Drainage Strategy was submitted with the 

application.  The site lies within Flood Zone 1 and is at very low risk of flooding.  

6.43. No objections have been raised by the Environment Agency or the Lead Local Flood 

Authority (LLFA). 

6.44. The LLFA has recommended two conditions are imposed, which would require a 

drainage scheme and a management and maintenance plan to be provided.  

6.45. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

flooding or drainage grounds.  

Ecology 

6.46. The site is not part of any statutory designations for protected species and the works 

will not impact upon any internationally or nationally designated sites.  Overall, due 

to its brownfield and industrial nature, the site has low potential for biodiversity.  

6.47. The Greater Manchester Ecology Unit (GMEU) is satisfied with the findings of the 

ecology report and has confirmed that the application can be determined without the 

need for any further ecology work.  

6.48. Any future landscaping and planting schemes will be submitted at reserve matters 

stage, and this requirement would be imposed as a condition.  

6.49. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

ecological grounds.  

Trees 

6.50. The Council’s Tree officer has been consulted on the appeal proposal and as at the 

time of submission of the appeal, has not provided a response. 

6.51. The impact on trees was not a reason for refusal listed on the previous application, 

and there are no additional impacts resulting from this appeal proposal   

6.52. TfGM has provided a response to the appeal proposal seeking clarification on the 

root protection areas along the boundary.  Further survey work carried out by TEP 

concludes that the proposal would not adversely impact on the Root Protection Area 

of trees within the TfGM boundary.  TfGM has not yet confirmed that this matter is 
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agreed, as such, this matter is still outstanding (Section 7).  

Wind and microclimate 

6.53. A Wind Microclimate Report was submitted with the appeal proposal which 

considers the likely wind conditions in and around the proposed development.  

6.54. At the time of submission of the appeal, no statutory consultees had objected to the 

information provided.  

Daylight and sunlight 

6.55. A Daylight and Sunlight Assessment has been submitted with the appeal proposal.   

6.56. Sport England has objected to the proposal stating that there would be a “significant 

and prejudicial impact on the fine turf and non turf cricket training facility” at LCCC 

due to the proposals massing and sun path.   

6.57. The Appellant has provided a sun study in response to this feedback.   

6.58. At the time of submission of the appeal, neither Sport England nor TMBC had 

responded to the Appellant’s evidence.  

6.59. Matters regarding the impact of the proposal upon residential amenity through 

daylight and sunlight effects are not yet known to be agreed.  

Archaeology 

6.60. GMAAS has confirmed that the proposed development does not threaten the known 

or suspected archaeological heritage and no therefore no archaeological 

requirements are proposed. 

6.61. It is agreed that there are no reasons to refuse the appeal proposal on 

archaeological grounds.  

Land contamination 

6.62. A Phase 1 Environmental Risk Assessment was submitted with the application 

which concluded that there are limited on site sources of contamination.  

6.63. The requirement for further survey work can be dealt with through a suitably worded 

condition. 
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6.64. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

land contamination grounds.  

Utilities 

6.65. National Grid and United Utilities have been consulted on the appeal proposal and 

as at the time of submission of the appeal, neither have provided a response.  

6.66. Cadent Gas and Electricity North West have raised no objections to the 

development on the appeal site.   

6.67. Cadent has identified operational gas apparatus within the site boundary and has 

provided advice relating to early engagement with Cadent outside of the planning 

process.  

6.68. Electricity North West has identified that the appeal site is adjacent to or might affect 

Electricity North West’s operational land or electricity distribution assets.  General 

advice has been provided relating to safe working and diverting apparatus which 

would fall outside of the planning process.  

6.69. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

utility or health and safety grounds.  

Noise and disturbance 

6.70. Acoustic survey work was submitted with the application which demonstrates that 

adequate internal noise levels can be achieved subject to mitigation measures.  

6.71. Some balconies and roof terraces are likely to be affected by environmental noise 

which exceeds the recommended noise limits.  In accordance with best practice 

guidance, there is sufficient provision of outdoor amenity areas which are compliant 

with the requisite limits to offset this.  Overall the proposal is acceptable in this 

regard.     

6.72. Acceptable plant noise limits can be achieved and will be dealt with by condition.  

6.73. The impact of vibration from the Metrolink line is insignificant.  

6.74. No significant impacts have been identified relating to crowd noise and 

announcements for cricket matches.  The potential inconvenience resulting from 

occasional events at Old Trafford Cricket Ground can be suitably addressed through 

a noise management plan (NMP) which can be provided by condition.  
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6.75. The Council’s environmental health team has confirmed impacts from the proposed 

commercial uses can be suitably mitigated by conditions. 

6.76. A Construction and Pre-Construction Environmental Management Plan can be 

provided by condition.  

6.77. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

grounds of noise or vibration.  

Security and Crime 

6.78. Greater Manchester Police has reviewed the application, the measures set out in 

the Crime Impact Statement are considered appropriate and delivery of these 

measures can be dealt with by a suitably worded condition. 

6.79. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

grounds of security or crime.  

Air Quality 

6.80. Assessments of potential air quality impacts of the appeal proposal have been 

undertaken.   

6.81. The Council’s environmental team are satisfied with the conclusions of the air 

quality information provided.  It is agreed that further air quality assessment work is 

not required.  

6.82. The environmental team has recommended a condition to control the provision of 

electric vehicle charging points.  

6.83. The management of air quality through the construction phase can be suitably dealt 

with through the provision of a Construction Management Plan via a suitably worded 

condition.  

6.84. On this basis, it is agreed that there are no reasons to refuse the appeal proposal on 

air quality grounds.  

Heritage 

6.85. The harmful impacts on designated and non-designated heritage assets and their 

settings was given as reasons for refusal on the previous application (Reasons 6,7 

8).   
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6.86. Trafford Council Conservation Officer has been consulted on the appeal proposal 

and as at the time of submission of the appeal, has not provided a response. 

Healthcare 

6.87. Trafford’s Clinical Commissioning Group (CCG) has been consulted on the appeal 

proposal and has raised no objection.  The CCG has requested that the Appellant 

explore the possibility of incorporating a purpose-built general practice surgery.  The 

Appellant has committed to a financial contribution towards healthcare facilities, the 

amount of which has not yet been agreed.  

Education 

6.88. The Council’s education department has been consulted on the appeal proposal 

and has provided feedback.  It is agreed that there is no current capacity within 

Trafford Schools, but there is capacity in Manchester Schools.  

6.89. The level of contributions through S106 has yet to be agreed.  

Scheme benefits 

6.90. The parties accept and agree that the appeal proposal will deliver a range of 

positive social and economic benefits to the local area arising from the delivery of 

market and affordable housing.  However, the weight to be given to these benefits is 

a matter in dispute (see Section 7).   

6.91. The level of contributions through S106 has yet to be agreed with the Council.  
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7. MATTERS IN DISPUTE 

7.1. Matters not agreed are to be confirmed following discussions between the Appellant 

and TMBC.  

7.2. Based on the previous reasons for refusal and TMBC’s comments between the 

previous refusal and the submission of the current application, the Appellant 

currently anticipates that the following matters will be disputed: 

7.3. The appropriateness of the proposal with regards to design, height, scale, layout, 

density, massing and appearance and the extent to which the proposal is compliant 

with LPCS Policies SL3, R3 and L7; 

7.4. The extent to which the proposal will lead to any adverse impacts on the amenity 

and living conditions for future occupiers and existing residents on Great Stone 

Road; 

7.5. The degree of harm that would be caused to the significance of designated and non-

designated heritage assets, including the Old Trafford Cricket Ground, Trafford 

Town Hall and Longford Conservation Area; 

7.6. The impact of the proposal on the street scene and character and quality of the 

area; 

7.7. The extent to which the proposal will deliver a policy compliant level of planning 

obligations;  

7.8. The viability of the proposal; 

7.9. The compliance of proposed car parking provision for residential and commercial 

uses with the adopted parking standards, including accessible car parking spaces, 

motorcycle parking, cycle parking for commercial uses.  The methodology and data 

used to calculate parking requirements (sent in updated TA);  

7.10. The weight to be attached to the scheme benefits in the planning balance; 

7.11. The acceptability of waste storage and collection details, with regards to a strategy 

for private waste collection, and refuse vehicle access into the site should the 

council need to make a refuse collection; 
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8. PLANNING CONDITIONS 

8.1. The parties will agree a draft schedule of conditions which will follow shortly. 
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9. S106 OBLIGATIONS 

9.1. The parties will seek to agree a bilateral planning obligation and for this to be duly 

executed prior to the commencement of the inquiry.  

9.2. Without prejudice to the Appellant’s case, it is anticipated that the S106 Agreement 

will address the following heads of terms: 

• Affordable Housing; 

• Education; 

• Healthcare; 

• Spatial Green Infrastructure; 

• Sports Facilities; and 

• Highways. 
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Head of Planning and Development 
Rebecca Coley

Trafford Council
Planning and Development 

Trafford Town Hall, Talbot Road
Stretford, M32 0TH

www.trafford.gov.uk

Town and Country Planning Act 1990

REFUSAL OF PLANNING PERMISSION

Name and Address of Applicant
Accrue (Forum) 1 LLP
c/o Agent 

Name and Address of Agent
Miss Hannah Payne
Indigo Planning
St James's Tower
7 Charlotte Street
Manchester
M1 4DZ

Part I – Particulars of Application

Application Number: 94974/OUT/18

Former B And Q Site, Great Stone Road, Stretford, M32 0YP

Outline application sought for the demolition of existing retail unit and associated 
structures; erection of a building ranging in height from 5 to 13 storeys for a mix 
of uses including: 433 apartments (use class C3) and communal spaces ancillary 
to the residential use; flexible spaces for use classes A1, A3, B1, D1, and/or D2; 
undercroft car parking; new public realm; and associated engineering works and 
infrastructure. Consent is sought for access, appearance, layout and scale with 
all other matters reserved.

Part II – Particulars of Decision

That Trafford Borough Council hereby gives notice in pursuance of the Town and 
Country Planning Act 1990 that PERMISSION HAS BEEN REFUSED for the carrying 
out of the development referred to in Part 1 hereof for the following reason(s):-

Refusal Reason(s):

1. The proposed development would represent poor design as its height, scale, 
layout, density, massing and monolithic appearance are inappropriate in its 
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context and would result in a building which would be significantly out of scale 
and keeping with its surroundings. This would have a highly detrimental impact 
on the street scene and the character and quality of the area. This would be 
contrary to Policies SL3, R3 and L7 of the adopted Trafford Core Strategy and 
the National Planning Policy Framework.

2. The proposed development would not provide a development plan policy 
compliant level of planning obligations in relation to affordable housing; spatial 
green infrastructure and outdoor sports provision; healthcare facilities; and site 
specific highways improvements to suitably and appropriately mitigate the 
impacts of the development. The applicant has failed to demonstrate that there is 
a robust viability case to demonstrate that the scheme could not offer a policy 
compliant level of obligations. The proposed development is therefore contrary to 
Policies SL3, L2, L4, L5, L7 and L8 of the adopted Core Strategy and the 
Council's adopted Revised Supplementary Planning Document 1 (SPD1) - 
Planning Obligations and the National Planning Policy Framework.

3. The proposed development by virtue of its height, massing, scale and layout 
would result in a poor level of amenity and unacceptable living standards for 
future occupiers of the development, by virtue of inadequate daylight, sunlight 
and outlook in both apartments and amenity areas. The proposed development is 
therefore contrary to Policies SL3, L3 and L7 of the adopted Core Strategy and 
the National Planning Policy Framework.

4. The proposed development by virtue of its height, massing, scale and layout 
would result in harm to the amenity of existing residential properties on Great 
Stone Road and Trent Bridge Walk by virtue of noticeable reductions in the 
amount of daylight and sunlight that they receive, and would also have an 
overbearing impact on these properties and other residential properties in the 
wider 'Gorses' area. The proposed development is therefore contrary to Policies 
SL3, L3 and L7 and the National Planning Policy Framework.

5. The applicant has failed to demonstrate, through the submission of sufficient 
information, that the adverse wind related impacts of the development can be 
adequately mitigated. Based on the information before the Council the proposal 
would result in an unacceptably windy environment for future occupiers of the 
development, to the detriment of their amenity and which would not provide 
acceptable living conditions, contrary to Policy SL3, L3 and L7 of the adopted 
Core Strategy and the National Planning Policy Framework.

6. The proposed development would have a harmful impact on the setting of 
Trafford Town Hall equating to 'less than substantial' harm in National Planning 
Policy Framework terms. The benefits of the scheme are not considered to 
outweigh the identified harm to a designated heritage asset. The proposed 
development is therefore contrary to Policies SL3, L3 and R1 of the adopted 
Core Strategy and the National Planning Policy Framework.
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7. The applicant has failed to provide requested information to allow an informed 
assessment to be made of the impact of the proposed development on the 
setting and therefore significance of Longford Park Conservation Area, a 
designated heritage asset. The applicant has therefore failed to demonstrate the 
development would not harm the significance of the designated heritage asset. 
The proposed development is therefore contrary to Policy R1 and Place 
Objective STO22 of the adopted Core Strategy and the National Planning Policy 
Framework.

8. The proposed development would have a dominating and adverse impact on 
Lancashire Cricket Club (LCC) as well as its setting and cultural character and 
identity. LCC is a non-designated heritage asset and internationally significant 
visitor attraction, cultural and tourism venue. The scale of the harm and the 
significance of the asset, as well as the potential impact on the visitor experience 
are considered to be sufficient to weigh strongly against the proposals. The 
development is therefore contrary to Policies SL3, R1 and R6 of the adopted 
Core Strategy and the National Planning Policy Framework.

9. No dedicated car parking is provided for the 1,181sq metres of retail and / or 
commercial floorspace proposed and the applicant has not demonstrated that 
reasonable and enforceable planning conditions could be used to limit the use of 
this floorspace to occupants of the proposed development. Failure to provide 
adequate car parking provision for these uses would result in ad-hoc on street 
parking to the detriment of highway and pedestrian safety, contrary to Policy L4 
of the adopted Core Strategy, SPD3: Parking Standards and Design and the 
National Planning Policy Framework.

INFORMATIVES:

1. The proposal would not improve the economic, social and environmental 
conditions of the area nor does it comply with the development plan and 
therefore does not comprise sustainable development. There were no 
amendments to the scheme, or conditions which could reasonably have been 
imposed, which could have made the development acceptable and it was 
therefore not possible to approve the application.

2. Street naming and numbering is a legal function of the council to allocate 
numbers and road names to new developments and conversions. Information is 
available on our website (www.trafford.gov.uk) to explain the process for 
requesting postal addresses and street names. Please note, we cannot be held 
responsible for any costs that may arise from the use of un-official addresses if, 
at a later date, we issue official addresses that differ.

Date of decision: 29th March 2019
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Head of Planning and Development 
Rebecca Coley

Please read notes provided
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Town and Country Planning Act 1990
The Town and Country Planning (Development Management 

Procedure) England (Order) 2015

1. Appeals to the Secretary of State
If you are aggrieved by the decision of your local planning authority to refuse permission for the 
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of 
State under section 78 of the Town and Country Planning Act 1990.
If you want to appeal against your local planning authority’s decision then you must do so within 6 
months of the date of this notice.
Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning 
Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000.
The Secretary of State can allow a longer period for giving notice of an appeal, but he will not 
normally be prepared to use this power unless there are special circumstances which excuse the 
delay in giving notice of appeal.
The Secretary of State need not consider an appeal if it seems to him that the local planning authority 
could not have granted planning permission for the proposed development or could not have granted 
it without the conditions they imposed, having regard to the statutory requirements, to the provisions 
of any development order and to any directions given under a development order.
In practice, the Secretary of State does not refuse to consider appeals solely because the local 
Planning Authority based their decision on a direction given by him.

2. Purchase Notices
If either the local planning authority or the Secretary of State refused permission to develop land or 
grants it subjects to conditions, the owner may claim that he can neither put the land to a reasonably 
beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the 
carrying out of any development which has been or would be permitted.
In these circumstances, the owner may serve a purchase notice on the Council (District Council, 
London Borough Council or Common Council of the City of the London) in whose area the land is 
situated.  This notice will require the Council to purchase his interest in the land in accordance with 
the provisions of Part VI of the Town and Country Planning Act 1990.

3. In certain circumstances a claim may be made against the Local Planning 
Authority for compensation, where permission is refused or granted subject to conditions by the 
Secretary of State on appeal or on a reference of the application to him.  The circumstances in which 
such compensation is payable are set out in Section 114 of the Town and Country Planning Act 
1990.

4.   Notice is given in accordance with Section 63.  Greater Manchester Act 1981 
that consideration will be given to means of access for the Fire Brigade when plans are deposited for 
Building Regulations approval.

Notes continued overleaf 
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5. Town and Country Planning Act 1990
Disabled Persons Act 1981

If this permission relates to the provision of buildings or premises to which the public are to be 
admitted, with or without payment, or in which the public are employed: e.g. office, shop, factory, 
railway premises etc. or of an educational nature: e.g. university, hall of university, college, school, 
teacher training college etc. the applicants attention is drawn to the provisions and requirements of 
the above Acts.

A full list of buildings and premises involved will be found in Section 76 of the Act of 1990 and 83 of 
the Act of 1981.

It is the responsibility of the applicant to comply with the requirements of the Acts.

(a) The statutory requirements are those set out in section 79(6) of the Town and Country Planning 
Act 1990 namely Sections 70 and 72(1) of the Act.

CD-E7   P46



Appendix 3 
Draft Statement of 
Common Ground 
Composite-Policies-
Map-Grid-3

CD-E7   P47



CD-E7   P48

UKVXW086
Typewriter
Statement of Common Ground - Appendix 3



Environment

SITES OF IMPORTANCE FOR NATURE CONSERVATION (ENV9)

WILDLIFE CORRIDORS (ENV10)

RIVER VALLEY FLOODPLAINS (ENV13)

AREAS OF LANDSCAPE PROTECTION (ENV17)

CONSERVATION AREAS (ENV21)

SCHEDULED ANCIENT MONUMENT (ENV26)

PROTECTED LANDSCAPE SITES (ENV27)

SITES FOR RECLAMATION (ENV32)

Employment

MAIN INDUSTRIAL AREAS (E7)

DAVENPORT GREEN ESTATE BOUNDARY (CS R4.3, R4.4)

DAVENPORT GREEN DEVELOPMENT AREA (CS W1, R4.3, R4.4)

STRATEGIC DEVELOPMENT SITES 
(E13, TP2, TP4, TP5, TP7, TP8)

Trafford Park

TRAFFORD PARK CORE INDUSTRIAL AREA (TP1)

HADFIELD STREET INDUSTRIAL AREA (TP3)

THE VILLAGE BUSINESS PARK AND CENTRE (TP6)

TRAFFORD PARK ECOLOGY PARK (TP10)

THE WORLD FREIGHT CENTRE (TP9)

THE TRAFFORD PARK (FREIGHT) RAILWAY (TP11(a))

MANCHESTER UNITED STADIUM AREA (TP13)

Trafford Centre 

TRAFFORD CENTRE AND ITS VICINITY (TCA1)

REGIONAL SPORTS COMPLEX (TCA1(a))

CONSOLIDATION, IMPROVEMENT, MODERNISATION (TCA1(b))

NON-FOOD, BULKY GOODS, RETAIL (TCA1(c))

Housing

LARGE SITES RELEASED FOR HOUSING DEVELOPMENT (H3)

PRIORITY AREAS FOR REGENERATION (H9, H10, H11, E15)

MIXED USE DEVELOPMENT (H3)

Open Space and Recreation

PROTECTED OPEN SPACE (OSR5)

PROTECTED LINEAR OPEN LAND (OSR6)

NEW OPEN SPACE/OUTDOOR RECREATION
 PROPOSALS (OSR7, OSR11, OSR12, OSR13, OSR15, CS R4.4)

RECREATION ROUTES (OSR15, OSR16)

Shopping 

TOWN AND DISTRICT SHOPPING CENTRES (S5, S13)

LOCAL SHOPPING CENTRES (S10, S14)

NEIGHBOURHOOD SHOPPING CENTRES (S10, S14)

RETAIL WAREHOUSE PARK DEVELOPMENT (S12)

Transport

TRUNK AND PRIMARY ROUTE NETWORK (T1)

OTHER STRATEGIC ROUTES (for information only)

IMPROVEMENTS TO THE TRUNK AND PRIMARY ROUTE NETWORK (T8)

OTHER HIGHWAY IMPROVEMENTS (T8)

JUNCTION IMPROVEMENTS (T8)

M60 MOTORWAY WIDENING (T8)

EXTENSIONS TO METROLINK (T11)

POSSIBLE METROLINK EXTENSION (T11, TP11)

TRAFFORD PARK  EXTENSION STATIONS (T11, TP11)

NEW RAILWAY AND METROLINK STATIONS (T11, TP11)

QUALITY BUS CORRIDOR (T11)

Countryside

GREEN BELT (C4, CS R4)

PROTECTED OPEN LAND (C8)

Minerals (Greater Manchester Joint Minerals Plan 2013)

GRAVEL MINERAL AREA SEARCH (MP POLICY 3)

GLACIOFLUVIAL DEPOSIT MINERAL SAFEGUARD AREA (MP POLICY 8)

Waste (Greater Manchester Joint Waste Plan 2012)

TRAFFORD WASTE SITE ALLOCATIONS (WP Policy 4)

TRAFFORD WASTE AREA ALLOCATION (WP Policy 5)

Miscellaneous Developments

SINDERLAND DEVELOPMENT AREA (MD1)

Development Control Criteria

SPECIAL HEALTH AND SAFETY DEVELOPMENT CONTROL SUB-AREAS (D5)

Trafford in the Sub Region

REGIONAL CENTRE BOUNDARY (CS Chapter 2)

INNER AREA BOUNDARY (CS Chapter 2)

Adopted Neighbourhood Plans

ALTRINCHAM TOWN CENTRE NEIGHBOURHOOD 
BUSINESS PLAN BOUNDARY (2017)

ADOPTED POLICIES MAP LEGEND

Contact: GIS@Trafford.gov.uk
© Crown Copyright and database right 2018. 
Ordnance Survey 100023172.
Drawn - 07/11/2019

Please note: This version of the Trafford Local Plan Policies Map illustrates all saved UDP
policies (2007 and 2008), other than those UDP policies superseded by the Trafford Core
Strategy 2012 (CS), the Greater Manchester Joint Waste Plan 2012 (W P), the Greater
Manchester Joint Minerals Plan 2013 (MP) or the Altrincham Town Centre Neighbourhood
Business Plan 2017.

- Altrincham town centre boundary has been updated via the Neighbourhood Plan (2017)

NEW BRIDLEWAY BRIDGE (OSR15)
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